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I.  INTRODUCTION 


The  San  Francisco  Department  of  City  Planning  (DCP)  is  conducting  a 
South  of  Market  Rezoning  Study  in  response  to  recent  Board  of  Supervisors 
legislation  establishing  an  Interim  South  of  Market  Industrial  and  Housing 
Conservation  Special  Use  District  (SUD)  (See  Figure  1).  In  establishing  the 
interim  controls,  the  Board  was  responding  to  concerns  about  adverse  effects 
new  office  development  has  had  in  the  South  of  Market  (SOM)  area. 

In  1982  and  1984  the  Department  completed  a comprehensive  land-use 
inventory  of  the  South  of  Market  Special  Use  District  area  and  recently 
conducted  a sample  survey  of  both  residents  and  businesses  to  identify  current 
and  anticipated  space  needs  within  the  South  of  Market  as  well  as  other 
industrially-zoned  lands  within  the  city. 

The  resident  survey  was  designed  to  identify  space  needs,  rent-paying 
ability,  household  characteri sties,  park  and  open  space  needs,  parking  and 
transit  use,  as  well  as  other  concerns  of  residents  of  the  SOM.  The  business 
survey  was  designed  to  identify  space  needs,  market  characteristics, 
transportation  and  parking  needs,  rent-paying  ability,  employment 
characteri sties,  and  future  plans  of  local  businesses. 

It  is  believed  that  a large  community  of  performing  and  visual  artists 
live  and  work  in  artist  loft  studios  in  commercial  and  industrial  buildings  in 
the  South  of  Market. 

Live/work  studios  are  general’  / defined  as  artist  studios  located  in 
industrial-type  buildings  where  the  artist  both  resides  and  produces  his/her 
art  work.  The  living  space  is  generally  less  than  50%  of  the  total  studio 
space.  The  artists  are  considered  commercial  tenants  by  property  owners  — 
Daying  commercial  rental  rates  (a  per-square-foot  charge)  on  commercial  lease 
agreements  and  terms. 

Most  of  the  artists  are  living  in  industrial  buildings  where  the  living 
space  and  activity  is  secondary  or  accessory  to  the  principal  activity  of 
production  of  their  artwork.  In  this  way  the  artists  are  fully  conforming  to 
applicable  zoning  codes,  specifically  Section  204.4(b)  of  the  City  Planning 
Code  adopted  in  1978. 

Sec.  204.4.  Dwelling  Units  Accessory  to  Other  Uses. 

(b)  In  any  C district  or  M district,  dwelling  units  which  are 
integrated  with  the  working  space  of  artists,  artisans  and  other  crafts 
persons  shall  be  permitted  as  an  accessory  use  to  such  working  space, 
when  the  occupancy  of  such  dwelling  units  is  confined  to  persons  and 
their  families  using  such  working  space  as  a means  of  livelihood,  and 
where  the  occupancy  meets  all  applicable  provisions  of  the  Building  Code 
and  the  Housing  Code. 

In  1974,  the  City's  Bureau  of  Building  Inspection  Department  determined 
that  live/work  space  represented  a combination  of  light  industrial  (F2)  and 
residential  (H)  occupancy  categories  of  the  Building  Code  and  required  a 
special  occupancy  permit  (F2H)  for  live/work  space.  This  new  requirement 
rendered  all  existing  live/work  space  illegal.  Artists  are  not  entitled  to 
apply  for  the  new  occupancy  permit;  property  owners  and  authorized  agents  may 
apply. 
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Because  the  new  permit  requires  fire  and  seismic  safety  improvements, 
and  at  least  two  visits  by  the  building  inspector,  property  owners  are 
reluctant  to  apply  for  the  permit  and  are  reluctant  to  lease  to  live  in 
artists.  Most  SOM  artists  are  living  in  industrial  space  without  the  benefit 
and  protection  of  proper  live/work  occupancy  permits  and,  as  such,  are  forced 
by  circumstance  to  maintain  an  "illegal"  status. 

This  makes  the  artist  community  very  reluctant  to  establish  a community 
identity.  The  SOM  artists  maintain  a very  discrete  profile  within  individual 
buildings  and  were  not  readily  identified  as  live/work  space  or  as  a distinct 
commercial  tenant  in  the  Department's  1984  land  use  inventory.  Because  the 
artists  live  in  commercial/i ndustri al  spaces  rather  than  in  residential  units, 
they  were  not  counted  in  the  1980  Census.  As  such,  the  extent  of  the  SOM 
artist  population  is  not  well  identified. 

Again,  because  most  artists  live  in  studio  space  without  the  benefit  of 
proper  live/work  space  permits,  they  are  extremely  reluctant  to  be  identified 
and  included  in  either  the  Department's  resident  or  business  survey. 

Although  the  statistics  are  not  available,  it  is  evident  from  the  extent 
of  artist  networks  and  supply  and  support  services  in  the  area  that  there  has 
been  a large  artist  population  in  the  South  of  Market  area  for  over  twenty 
years.  Members  of  this  community  note  that  many  of  their  fellow  artists  have 
lost  live/work  studio  space  in  recent  years  due  to  conversion  of  industrial 
buildings  to  office  use.  It  is  not  known  how  many  artists  have  left  the  SOM 
or  how  many  remain.  Through  field  observations,  various  mailing  lists,  and 
other  artist  networks,  it  is  believed  that  at  least  150  artists  remain  in  the 
South  of  Market  in  live/work  studios. 

In  order  to  identify  existing  and  future  space  needs,  parking  demand  and 
rent-paying  ability  of  area  artists  living  in  live/work  space,  the  Department 
designed  a survey  questionnaire  to  be  administered  to  South  of  Market 
artists.  The  Department  wished  to  elicit  candid  and  representative  responses 
from  area  artists  while  assuring  the  confidentiality,  protection  and 
anonyminity  of  the  data,  particularly  the  location  of  the  artists'  studios. 

The  Department  did  not  wish  to  identify  the  address  of  the  studio,  nor  the 
name  of  the  respondent.  The  Department  simply  wanted  to  identify  space  needs, 
household  characteri sties,  and  neighborhood  livability  standards  and 
objectives  for  SOM  live/work  artists.  The  objective  of  the  survey  was  to 
identify  zoning  standards  which  would  accommodate  and  facilitate  the 
protection  and  strengthening  of  the  SOM  artist  community. 


II.  SURVEY  METHODOLOGY 


The  survey  instrument  (questionnaire)  was  designed  to  elicit  the 
required  information  while  assuring  respondent  anonyminity.  The  survey 
methodology  was  also  designed  to  assure  this  anonyminity,  which  was  hoped 
would  assure  a representati ve  number  of  responses. 

Since  the  total  number  of  SOM  artists  is  not  known,  it  was  felt  that  a 
statistical ly-representative  number  of  responses  was  impossible  to  determine. 
It  was  felt  that  50  completed  responses  would  be  a successful  and  workable 
number  and  would  provide  a representative  pool  of  information. 
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The  Department,  in  coordination  with  the  Arts  Commission,  designed  an 
anonymous,  self-selected  and  self-administered  questionnaire  to  be  distributed 
throughout  the  SOM  area  and  other  areas  where  SOM  artists  were  believed  to 
congregate  or  patronize.  The  survey  was  publicized  through  the  city's  artist 
networks  and  various  Say  Area  artist  new  media. 

The  Arts  Commission  volunteered  to  host  the  distribution  and  collection 
of  the  questionnaires  for  the  Planning  Department.  It  was  believed  that 
because  the  Arts  Commission  is  well  known  by  the  City's  arts  community  as  a 
suDport  service  and  advocacy  city  agency,  the  artists  would  feel  more 
comfortable  and  confident  in  completing  the  questionnaire  and  returning  it  to 
the  Arts  Commission.  It  was  believed  that  the  artists  would  trust  the  Arts 
Commission  in  assuring  their  anonyminity  and  protection  from  city  intervention 
into  their  live/work  status. 

Four  hundred  pre-stamped  and  addressed  questionnaires  were  distributed 
in  early  October  1984  through  a variety  of  arts-related  service  centers, 
galleries,  framing  businesses,  cafes  and  restaurants,  and  supply  stores  where 
artists  are  known  to  patronize.  Questionnaires  were  distributed  at  the  Folsom 
Street  Fair  and  at  various  public  meetings  held  by  artist  groups  focusing  on 
the  live/work  issue,  such  as  Candidates  Night  at  Project  Artaud.  The 
Department  also  used  the  1984  San  Francisco  Open  Studio  list  to  mail 
questionnaires  to  participating  artists  with  studios  in  the  SOM  (about  100). 
Department  staff  followed  up  on  this  mailing  by  visiting  the  SOM  open  studios 
and  explaining  the  survey  to  the  artists  and  encouraging  them  to  respond. 
Questionnaires  were  made  available  at  the  Arts  Commission  for  distribution 
through  Kathryn  Reasoner,  coordinator  of  the  State  and  Local  Partnership 
Program. 

The  completed  questionnaires  were  returned  to  the  Arts  Commission  by  the 
artists.  The  Commission  in  turn  forwarded  the  completed  responses  to  the 
Planning  Department  for  tabulation  and  analysis.  The  Department  received  51 
completed  questionnaires  by  mid-November  from  artists  living  in  live/work 
studios.  Of  these  51,  40  were  from  artists  living  in  live/work  space  in 
industrial  buildings  in  the  SOM  study  area.  Eleven  respon  dents  lived  in 
artist  colonies  or  industrial  buildings  outside  the  SOM,  mostly  in  the  Mission 
District.  However,  the  Department  believes  the  40  completed  SOM 
questionnaires  represents  a successful  response  rate  providing  a workable  pool 
of  information. 


III.  SURVEY  FINDINGS 


The  Findings  section  is  divided  into  the  same  categories  as  the  survey 
questionnaire.  The  notation  (n)  in  the  following  sections  indicates  the 
number  of  respondents  for  each  question.  Not  all  questions  were  completed  by 
all  respondents. 

A.  LIVE/WORK  SPACE  TENANCY  AND  RENT  CHARACTERISTICS 

Each  of  the  40  SOM  respondents  live  in  the  SOM  study  area  in  an 
industrial-type  building  where  they  produce  their  art. 
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Ninety-two  percent  or  37  of  the  respondents  rent  their  space  and  8% 
own.  The  amount  of  space  per  unit  varies  from  a few  hundred  feet  to  9000 
sq.ft.,  while  the  average  was  2,189  sq.  ft  (n  = 35).  Artists  are  paying  an 
average  of  $.33  per  square  foot  for  their  space  which  does  not  include  the 
cost  of  their  own  improvements  to  the  unit.  Fifty-five  percent  of  the  tenants 
have  long-term  leases  of  from  3 to  5 years.  Respondents  had  lived  in  their 
studio  units  an  average  of  four  and  one  half  years. 

There  are  no  known  buildings  with  legal  artist  live/work  space  permits 
within  the  South  of  Market  study  area.  However,  for  comparison,  the  current 
rental  rate  for  legal  live/work  space  in  an  industrial  type  building  is  about 
$.55  per  sq.ft..  Studio  space  in  the  South  of  Market  without  a legal 
live/work  permit  is  also  being  offered  at  $.55  a sq.ft.;  these  spaces  are 
being  advertised  as  studio  space  with  no  live-in  permitted. 

On  the  average,  survey  respondents  spent  $6,958  to  ren  ovate  their 
studio  space  and  convert  them  into  live/work  studios.  69%  or  25  of  the 
respondents  (n  = 36)  installed  in-unit  kitchens  and  39%  or  14  installed 
in-unit  bathrooms.  Very  few  respondents  noted  landlord-financed  improvements 
while  all  except  one  spent  more  than  $300  on  structural  improvements. 

Fifty-three  percent  of  the  respondents  hold  commercial  rather  than 
residential  leases.  Most  units  have  large,  unobstructed  floor  space  with  high 
ceilings  and  operable/openable  windows.  Some  have  access  to  freight  elevators 
--  most  do  not.  27%  had  in-unit  kitchens  and  31%  had  in-unit  bathrooms  when 
they  moved  in,  none  had  on-site  parking.  Most  tenants  without  in-unit 
k tchens  or  bathrooms  installed  kitchens  and  shared  bathroom  facilities  "down 
the  hall"  with  other  commercial  tenants. 

23%  of  the  respondents  (n  = 40)  have  less  than  25%  of  their  studios 
devoted  to  "living"  space.  70%  have  from  25%  to  50%  of  their  studio  devoted 
to  "living"  space.  Respondents,  on  average,  prefer  to  devote  40%  of  their 
space  to  living  space  and  60%  to  work  space.  Only  26%  of  the  respondents 
indicate  that  they  prefer  to  live  separate  from  their  studio  work  space;  74% 
prefer  live/work  studios.  Most  respondents  prefer  to  live  in  multi-tenant 
buildings  with  other,  non-artist  commercial  tenants.  Only  10%  wished  to  live 
in  a building  with  100%  live/work  tenants. 

8.  HOUSEHOLD  CHARACTERISTICS 


The  SOM  artists  work  in  a wide  variety  of  art  mediums,  most  frequently 
noted  were  painting,  photography,  sculpture,  graphic  design,  video/film, 
writing  and  dance. 

The  average  number  of  persons  per  household  is  2.12,  while  the  average 
number  of  wage  earners  per  household  (those  contributing  to  the  household 
income)  is  1.8.  We  found  that  only  9%  or  3 households  have  children.  The 
children's  ages  range  from  6 months  to  15  years. 

24%  of  the  households  derive  their  income  from  non-art  related 
activities;  58%  derive  their  income  from  both  their  artwork  and  other 
occupations,  and  18%  derived  their  income  solely  from  their  artwork  (n  = 37). 
Those  artists  working  in  fields  other  than  their  own  art  production  worked 
mainly  in  personal  or  business  service  occupations  (28%);  professional 
technical  occupations  (31%);  laborer  (13%);  sales  (8%);  or  managerial 
occupations  (5%). 
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The  median  household  income  is  $15,998,  although  2956  of  the  households 
earn  less  than  $5,000  annually  and  16%  earn  over  $30,000.  Most  of  the  $25,000 
to  $30,000  income  households  are  multiple  wage  earner  households  and/or  derive 
their  income  from  sources  other  than  their  artwork. 

C.  PARKING 

Eighty-eight  percent  of  the  households  have  private  motor  vehicles. 

There  are,  on  the  average,  1.4  vehicles  per  household.  This  high  auto 
ownership  figure  is  related  to  the  lack  of  local  convenience  services  such  as 
grocery  stores  and  laundromats  within  the  area  and  the  lack  of  convenient 
night  and  weekend  transit  service.  In  addition,  most  artists  need  private 
vehicles  to  transport  their  supplies  and  artwork. 

The  majority  of  respondents  park  their  cars  on  the  street  in  front  of 
their  building  or  within  one  block  walking  distance.  Only  19%  pay  extra  for  a 
parking  space,  the  average  cost  being  $35.00  a month. 

0.  NEIGHBORHOOD  CHARACTERISTICS 


We  concluded  the  survey  questionnaire  with  a series  of  open-ended 
questions  concerning  perceived  amenities  and  problems  facing  the  neighborhood, 
and  desired  types  of  building  and  open  space  resources. 

Public  Open  Space 

Half  of  the  resDondents  indicated  that  they  want  some  kind  of  open  space 
in  the  area,  most  often  recommended  was  a public  park  or  community  garden. 

They  want  a park  that  is  clean,  safe  for  children,  and  free  of  vagrants.  The 
proximity  of  the  park  to  the  household  varied:  5%  of  the  respondents  wanted 
it  across  the  street;  the  majority  preferred  it  within  one  to  three  blocks 
walking  distance.  50%  of  the  respondents  were  satisfied  with  the  existing 
open  space  in  the  area.  The  most  requested  recreational  facility  was  a 
swimming  pool  although  there  was  a large  variety  of  requests  for  facilities 
such  as  a gym,  tennis  courts,  jogging  track  and  rolling  skating  arena. 

Private  Open  Space 


Regarding  open  space  within  the  building  or  on-site,  10%  of  the 
respondents  would  like  to  have  a backyard  garden  with  trees,  9%  would  prefer 
to  have  a roof  top  sun-deck  and  garden,  13%  did  not  want  anything,  and  one 
wanted  a parking  lot  (n  = 23). 

Neighborhood  Concerns 

By  far,  the  most  urgent  problems  cited  by  the  respondents  are  parking, 
trash/pests,  and  perceived  crime/safety  concerns  related  to  the  presence  of 
transients  or  street  people  --  these  being  the  most  frequently  identified 
problems  (see  table  1 in  Appendix).  Noise  was  the  fourth  most  urgent 
problem.  Fifty  percent  of  the  respondents  cited  at  least  five  problems  and 
about  30%  cited  more  than  three  problems.  37%  cited  problems  with  landlords 
and  concern  about  competition  for  space  from  higher-income  households  or 
businesses  in  the  area.  Most  respondents  mentioned  the  presence  of  homeless 
and  "winos"  as  a chronic  problem. 
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When  asked  what  two  things  they  like  about  their  neighborhood,  the 
respondents  cited  seven  general  amenities.  A sense  of  community  with  other 
artists  was  the  most  prevalent  answer  followed  by  good  location,  that  is, 
proximity  to  downtown  and  the  Mission  District  as  well  as  proximity  to 
suppliers.  Other  cited  amenities  were  the  cultural /ethnic  population  mix  and 
the  urban/i ndustri al  character  of  the  area.  Good,  sunny  weather,  quiet  at 
night,  and  the  availability  of  inexpensive  floor  space  for  work  were  also 
frequently  cited  by  respondents. 

When  asked  why  they  chose  to  live  in  the  SOM,  most  respondents  said  that 
affordability  ("cheap  rent")  and  availability  of  large  amounts  of  floor  space 
were  the  key  factors. 

When  asked  what  two  things  they  dislike  about  their  neighborhood, 
respondents  universally  cited  the  noise  , odor  and  crime  associated  with  the 
presence  of  "transients"  and  "bums",  and  trash/pests.  Lack  of  convenience 
retail  services  such  as  a grocery  store  and  laundromat  was  the  second  most 
frequently  cited  dislike. 

IV.  SOUTH  OF  MARKET  DEVELOPMENT  TRENDS 


The  South  of  Market  has  been  experiencing  tremendous  development 
pressures  over  the  last  10  years.  Office  activity  has  intensified  in  the 
northern  edge  and  north  eastern  portion  of  the  SOM,  particularly  along  Market 
Street,  and  east  of  Fifth  Street  to  the  Bay,  from  Market  Street  south  to 
Townsend  Street.  Since  1970,  approximately  14  million  square  feet  (MSF)  of 
office  space  has  been  developed  in  ..ie  SOM,  most  often  at  the  expense  of 
industrial  activity.  About  1.8  MSF  of  industri al/warehouse  space  has  been 
converted  to  office  space  since  1970.  Most  of  the  these  conversions  have 
taken  place  in  the  last  three  years  and  were  completed  when  the  City's  office 
market  (demand)  softened  and  vacancy  rates  increased  and  rental  rates 
decreased.  Consequently,  most  of  these  converted  office  buildings  remain 
vacant  and  for  lease.  Nonetheless,  the  investments  in  property  and 
improvements  have  oeen  made  and  property  owners  are  not  likely  to  return  these 
buildings  to  industrial  use  where  rents  are  going  for  $.60  per  sq.ft,  compared 
to  the  $1.25  to  $2.00  per  sq.ft,  for  office  use  they  had  been  anticipating. 

The  costs  of  required  fire  and  seismic  safety  code  improvements  triggered  by 
the  change  of  use  in  these  buildings  average  about  $30.00  per  sq.ft. 

Additional  office-type  amenities  such  as  passenger  elevators,  atriums,  and 
heating  and  air  conditioning  systems  add  another  $20.00  to  $50.00  per  sq.ft, 
to  this  base  $30.00  per  sq.ft,  cost.  The  costs  of  these  improvements  cannot 
be  borne  by  industrial  tenants  or  artist  live/work  tenants. 

Industry  pays  from  $.40  to  $.60  per  sq.ft,  for  raw  industrial  space. 
Industry  is  able  to  generate  more  income  per  sq.ft,  of  space  than  do  the  SOM 
artists. 

From  field  observations  and  survey  research,  it  appears  that  only 
office,  retail  (bars  and  restaurants)  and  wholesale  designer  showroom 
activities  can  afford  the  higher  rent  levels  ranging  from  $1.25  to  $2.00  per 
sq.  ft. 
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Based  on  the  live/work  survey  findings,  the  average  rent  for  artist 
space  without  live/work  permits  is  $.33  per  sq.ft..  Based  on  the  median  SOM 
artist  annual  household  income  ($15,000)  and  the  average  studio  size  (2,000 
sq.ft.),  the  SOM  live/work  artist  household  is  devoting  53%  of  their  gross 
annual  income  to  rent.  In  order  to  compete  with  other  industrial  and  business 
service  activities  for  industrial  space,  the  SOM  artist  would  have  to  pay 
about  $.60  per  sq.ft,  for  loft  space.  At  $.60  per  sq.ft.,  the  average  SOM 
artist  would  be  devoting  96%  of  their  income  to  rent.  Clearly  the  SOM  artist 
is  extremely  rent  sensitive  (cannot  afford  much  higher  rents)  and  cannot 
compete  with  higher  intensity  retail,  office,  showroom  or  even  industrial 
uses,  unless  he/she  maintains  a job  outside  of  the  production  of  his/her 
artwork  and/or  is  a member  of  a multiple  wage  earning  household. 

The  live/work  artist  is  the  most  rent-sensitive  SOM  commercial  tenant 
and  therefore  the  most  vulnerable  of  the  existing  SOM  business  activities. 

Because  of  proposed  upper-  to  middle- income  residential  developments  and 
the  Yerba  Buena  Center  ( YBC)  off ice/retail/cultural  entertainment  developments 
to  the  east  of  Fourth  Street,  as  well  as  Mission  Bay  and  Showplace  Square 
developments  to  the  south,  competative  pressures  for  space  and  the  concomitant 
increase  in  rents  within  the  SOM  industrial  area  under  existing  zoning 
controls  are  likely  to  continue  to  rise  over  the  next  10  to  15  years. 

It  should  be  noted  that  the  very  elements  that  the  SOM  artists  and  other 
SOM  residents  and  workers  dislike  the  most  about  their  neighborhood  --  the 
parking  congestion  and  presence  of  street  people  --  is  what  is  effectively 
keeping  the  area  unattractive  to  most  higher  rent-paying  businesses  and 
households.  Because  of  the  odor,  trash,  adverse  visual  impacts,  and  the 
perceived  safety  problems  associated  with  the  SOM  transient  population,  higher 
income  resident  households  and  businesses  are  generally  repelled  by  the 
neighborhood  environment  and  avoid  the  area. 

Nonetheless,  because  the  SOM  artist  is  the  most  "rent  sensitive"  and  is 
occupying  the  type  of  commercial  space  that  is  in  greatest  demand  in  the  SOM, 
they  will  be  the  tenant  most  adversely  affected  by  development  pressures  under 
existing  zoning  controls,  with  or  without  the  presence  of  transients  or 
parking  congestion. 

SOM  artists  are  clearly  aware  of  these  pressures  and  trends  and  are 
fearful  not  only  of  the  inevitaole  and  eminent  loss  of  their  own  studio  space 
in  the  SOM,  but  are  also  fearful  and  saddened  about  the  probable  loss  of  their 
sense  of  community  with  other  SOM  artists,  the  loss  of  their  network  of 
support  services,  and  the  loss  of  the  creative  exchange  and  stimulation  that 
the  SOM  artist  community  offers  them  and  their  artwork. 
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V. 


CONCLUSIONS 


Artists  have  always  sought  to  have  access  to  space  where  they  can 
produce  their  artwork  when  the  creative  urge  strikes  them.  For  this  reason, 
many  artists  choose  to  live  and  work  in  large  studio  spaces.  Artists  also 
have  always  sought  inexpensive  space  in  loft-type  industrial  buildings  where 
they  can  create  their  artwork  at  all  hours  without  disturbing  their 
neighbors.  The  South  of  Market  has  provided  this  type  of  loft-style 
industrial  space  for  the  City's  artists  for  over  20  years.  Before  that,  the 
North  Beach  and  Northeastern  Waterfront  industrial  areas  were  home  for  many  of 
the  City's  artists. 

Development  pressures  have  again  caught  up  with  the  City's  live/work 
artists  and  SOM  rents  are  quickly  becoming  unaffordable  to  the  artists. 

Unf ortunatel y,  there  are  very  few  other  areas  in  the  City  where  the 
artists  can  find  the  necessary  loft  space.  The  vacancy  rate  in  the  City's 
industrial  areas  is  less  than  5%  and  higher  rent-paying  industrial  activities 
can  and  do  outbid  the  artists  for  the  remaining  available  space. 

Artists  are  reluctantly  leaving  the  City  in  large  numbers,  moving  to 
less  expensive  industrial  space  in  Oakland  and  Emeryville.  As  the  artists 
leave,  the  City  loses  an  important  element  of  its  rich  cultural  and  economic 
diversity.  The  City  loses  a significant  portion  of  its  creative  base  --  that 
element  which  makes  San  Francisco  an  exciting,  attractive  and  pleasurable 
place  to  live  and  visit. 

The  Residence  Element  of  the  City's  Master  Plan  promotes  the 
availability  of  artisan  housing: 

Promote  the  Availability  of  Units  Suitable  for  Persons  with  Varied 

Lifestyles. 

The  City  should  support  development  of  housing  which  can  accommodate 
varied  lifestyles.  Changing  social  patterns  and  economic  forces  have 
changed  the  living  patterns  of  many  families  and  individuals.  For 
instance,  artisans  have  established  living  and  working  units  in 
industrial  areas  where  more  space  is  available  at  lower  cost. 

Congregate  housing  with  central  eating  facilities  is  an  alternate  form 
of  housing  beinq  used  by  many  elderly  households.  These  various  types 
of  living  arrangements  should  be  encouraged  because  they  satisfy  the 
needs  and  preferences  of  certain  households,  and  frequently  result  in 
more  efficient  use  of  scarce  land,  space  and  energy  than  conventional 
living  situations.  (Objective  8,  Policy  10,  page  2.24,  Residence 
Element  of  the  Comprehensive  Plan  of  the  City  and  County  of  San 
Francisco,  Department  of  City  Planning,  May  1984.) 

As  a public  policy,  it  is  worthwhile  and  important  to  protect  and 
promote  the  various  elements  which  comprise  and  contribute  to  the  City's  rich 
cultural  and  economic  diversity.  It  is  worthwhile  and  important  to  provide 
resources  and  develop  land  use  policies  and  programs  which  would  facilitate 
the  protection  and  strengthening  of  the  SOM  artist  community.  It  is  likewise 
worthwhile  and  important  to  protect  existing  housing,  industry  and  business 
service  activities  in  the  SOM. 
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Artists  are  willing  to  invest  their  own  resources  and  energies  in 
finding  space,  bringing  their  own  studio  space  up  to  building  code  standards, 
and  in  contributing  to  the  improvement  of  the  overall  SOM  residential  and 
business  community.  They  are  willing  to  work  cooperatively  with  other  artist 
and  arts  organizations  to  buy  buildings  to  create  permanently  affordable 
live/work  studios  and  community  arts  centers  and  galleries.  They  wish  to 
establish  a permanent  artist  community  in  the  SOM  --  a permanent  home  and 
cultural  center;  a place  from  which  they  will  not  again  be  displaced  by  future 
development  pressures. 

The  following  strategies  are  recommended  for  adoption  by  the  City 
Planning  Commission  and  Board  of  Supervisors  as  a means  of  facilitating  the 
protection  and  strengthening  of  the  San  Francisco  artist  community. 


VI.  RECOMMENDATIONS 

1 . Amend  the  City  Planning  Code  to  make  "live/work11  units  in 

~commercial /industrial  buildings  a principal  permitted  use  in  the  South 
of  Market  Mixed  Use  District. 

Article  2,  Section  227  of  the  City  Planning  Code  should  be  amended 
to  add  subset  (h)  to  state:  residential  use  in  "live/work"  units  in 

industrial /commercial  buildings  shall  be  a principal  permitted  use  in 
the  South  of  Market  Mixed  Use  District,  when  the  occupancy  of  such  loft 
or  live/work  units  meets  all  applicable  provisions  of  the  Building  Code 
and  the  Housing  Code  and  when  all  applicable  live/work  occupancy  permits 
are  secured.  A "Live/work"  unit  shall  be  defined  as  a living  space 
(residential  use)  combined  with  work  space  (commercial  or  industrial 
use)  within  a physically  separated  part  of  an  industrial,  commercial  or 
mixed  use  building." 

Live/work  units  should  be  a principal  permitted  use  within  any 
commercial  or  industrial  building  within  non-residenti al  districts  in 
the  South  of  Market  Mixed  Use  District  so  long  as  the  tenant  and/or 
building  property  owner  or  authorized  agent  secured  all  necessary 
occupancy  permits  from  the  Bureau  of  Building  Inspection,  and  met  all 
applicable  parking  and  open  space  requirements  of  the  City  Planning  Code. 

Live/work  units  should  be  permitted  in  existing  commercial  buildings 
within  residential ly-zoned  districts  of  the  South  of  Market.  In  this 
case  the  live/work  unit  should  be  considered  a commercial  occupancy. 

Space  vacated  by  a live/work  tenant  from  the  non-conforming  use  building 
could  revert  to  any  commercial  use  permitted  as  a principal  use  in  the 
nearest  industrial /business  service  district. 

Live/work  units  provided  in  existing  commercial /industrial  buildings 
should  be  considered  a commercial  occupancy.  Live/work  units  created 
within  the  building  envelope  of  an  existing  commercial /indust ri al 
building  and  within  the  base  Floor  Area  Ratio  (FAR)  limitation  should  be 
considered  a commercial  tenancy. 

Live/work  units  may  be  added  to  an  existing  commercial  or  industrial 
building,  above  the  existing  building  envelope  and  FAR  limit  yet  within 
the  established  height  limit  so  long  as  the  live/work  space  provided 
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above  the  FAR  limit  remains  in  residential,  rather  than  wholly 
commercial  use.  When  the  newly  constructed  live/work  space  exceeds  the 
established  FAR  limit,  the  live/work  unit  should  be  considered  a 
residential  occupancy. 

There  should  be  no  density  standard  or  limitation  on  amount  or 
percentage  of  space  devoted  to  living  or  work  space  within  individual 
live/work  units.  The  live/work  studio  space  should  conform  to 
applicable  Housing  and  Uniform  Building  Code  standards.  Anyone  who 
wishes  to  live  in  a live/work  unit  and  secure  all  required  occupancy 
permits  should  be  allowed  to  do  so. 

It  is  believed  by  the  surveyed  artists  that  establishing  residential 
or  live/work  activity  as  a principal  permitted  use  in  comnercial/ 
industrial  districts  would  allow  artists  to  compete  more  easily,  fairly 
and  effectively  for  available  industrial  space  with  other  businesses, 
and  would  make  it  easier  for  artists  to  negotiate  leases  with  landlords. 

Amend  Article  1.2,  Section  135  of  the  City  Planning  Code  to  establish  a 
usable  open  soace  standard  for  live/work  occupancies  by  adding  a number 
4 to  subset  (f)  to  state: 

"(f)4.  Usable  open  space  shall  be  required  for  live/work  units  in 
existing  commercial/industrial  buildings  at  the  ratio  of  100  square  feet 
of  usable  open  soace  for  each  live/work  unit.  When  appropriate,  rooftop 
open  space,  or  a lobby/gallery  or  recreation  room  may  fulfill  this  open 
space  requirement.  Where  building  design  constraints  make  infeasible 
the  provision  of  this  open  space,  the  Zoning  Administrator  may  relieve 
the  property  owner  of  this  requirement  through  an  administrative  review 
process  with  provisions  for  an  appeal  to  the  City  Planning  Commission. 

In  existing  commerc i al/i ndustri al  buildings  where  live/work  units 
are  created,  there  should  be  no  rear  yard  requirement.  In  new 
construction,  common  unenclosed  open  space  areas  should  be  provided  as  a 
rear  yard,  rooftop  garden  or  elsewhere  on  the  lot  or  within  the 
development  where  it  is  clearly  accessible  to  the  residents. 

Establish  as  a parking  standard,  one  parking  space  per  live/work  unit. 

Tandem  parking  should  be  allowed  on-site  for  live/work  tenants. 
Shared  parking  or  joint  use  of  off-street  parking  spaces  may  be  allowed 
for  live/work  and  gallery  or  performing  art  spaces  within  a single 
project  and  location,  pursuant  co  Section  160  of  the  City  Planning 
Code.  Where  building  design  constraints  make  infeasible  the  provision 
of  on-site  parking  spaces,  the  Zoning  Administrator  may  allow,  through 
an  administrative  review  process,  the  provision  of  an  appropriate  number 
of  independently-accessible  off-street  parking  spaces  within  1,000  feet 
walking  distance  from  the  site  for  the  term  of  the  live/work  lease  or 
live/work  occupancy  permit.  Credit  for  existing  deficiencies  in  on-site 
parking  spaces  should  be  continued. 

Mixed  use  projects  incorporating  live/work  studios,  cultural 
arts-related  performance  halls,  galleries,  and  art i st-ori ented 
restaurants  and  other  retail  activities  should  be  encouragedT~  Artist  or 
cultural  arts-related  revenue-generating  activities  coupled  with  the 
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generally  not-prof itable  live/work  space  and  performing  space  should  be 
encouraged.  In  mixed  use  or  non-residential  districts  within  the  South 
of  Market  Mixed  Use  District,  newly  constructed  live/work  units 
and  artist-rel ated  gallery/display  and  performance/publ ic  assembly 
spaces  should  not  count  against  FAR  limits.  In  these  cases,  the 
live/work  units  provided  above  and  beyond  the  FAR  limit  should  maintain 
all  appropriate  live/work  occupancy  permits  and  should  remain  in 
residential,  rather  than  wholly  commercial  use.  They  should  be 
considered  residential  occupancy.  The  gallery  and  performing  arts 
spaces  should  remain  in  arts  and  cultural  arts-related  uses. 

Article  1.2,  Section  124  of  the  City  Planning  Code  should  be  amended  to 
add  subset  (f)  to  state: 

"(f)  In  mixed-use  or  non-resident ial  districts  within  the  South  of 
Market  Mixed  Use  District,  newly  constructed  live/work  units  and  gallery 
and  performing  arts  spaces  shall  not  be  counted  against  the  established 
FAR  limit.  In  such  cases  the  City  Planning  Commission  shall  place 
special  restrictions  on  the  property  to  assure  that  all  such  live/work 
space  which  exceeds  the  base  FAR  shall  remain  in  residential  occupancy 
and  use,  rather  than  wholly  commercial  use,  and  all  gallery  and 
performing  arts  spaces  shall  be  used  for  art  and  cultural  arts-related 
activities." 

6.  For  mixed  use  developments  with  live/work  space  combined  with  evening 

performing  space  and  other  art-related  activity,  required  parking  may  be 
artic Te  T. p,-lection  T6fl~  o? the  Ci ty  PI  anning  Code. 
Th  ad  d i t To  n Tn  e To  n i ng  Administrator,"  fhrough^n~~admi  n 1st  rati  ve  review 
process  wTTh'^  to  the  C i t y ~ Pfan nTnq  Commiss Ton,  may 

a'TT o' w TjTTe f r r:T:TTif F- s tr e e t park i'nq  r^quTrerne  ntsf o r the  evening 
activities  where  nearby  on-street  or  off-street  parking  resources  may  be 
used'by  project  patrons.  Off-street  ^arKTngTor  e'veni ng  or  off-peak 
houFlissefnbT 77 ~gaTTery~ sp ac e , restaurant,  bar,  cabaret  and  other 
cult  iral /art-related  retail  activities  located  within  a mixed  use 
live/work  development,  whether  new  construction  or  conversion  of  an 
existing  building  use,  should  be  allowed  to  be  reduced  or  relieved  by 
the  Zoning  Admi ni strator  through  an  administrative  review  procedure. 
Valet  parking  of  off-street  parking  spaces  should  be  allowed.  On-street 
parking  resources  should  be  allowed  to  fulfill  parking  demand  for  such 
projects  when  the  subject  area's  on-street  parking  occupancy  rate  is 
less  than  80%  during  evening  hours  at  the  time  of  administrative  review 
application  and  the  parkino  demand  for  the  proposed  use  can  be 
accommodated  by  area  on-steet- parking  resources  within  a 1,000  feet 
walking  distance. 
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TABLE  1:  SOUTH  OF  MARKET  SURVEY  FINDINGS  - NEIGHBORHOOD  PERCEPTION 
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Source:  Department  of  City  Planning,  1984 
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